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REQUEST:

The applicant Akridge is proposing a mixed-use redevelopment project at
500, 510 & 520 N. Washington Street to develop the Falls Church Gateway
project. The project would include:
e One, Class A, 5-story, Office Building (Building A) - 71,002 square
feet with 12,270 square feet of first floor commercial.
e One, 5-story, Residential Building (Building B) — 200 multi-family
units with 5,083 square feet of commercial on the first floor.

The proposed project would require the following land use actions:

e Zoning Map Amendment (Rezoning) from T-2, Transitional to B-1,
Limited Business for 2.6 acres
o Special Exception (Residential uses in Mixed-Use Development)

e Special Exception (Office/Commercial Building - Height Bonus — 18
feet)

RECOMMENDATION:

Staff recommends that the City Council give first reading to the rezoning
ordinance (TO10-15) and formally refer the special exception resolutions
(TR10-34) to boards and commissions as part of the public review process for
the proposed Falls Church Gateway (Gateway) development review.

The staff recommendation is to initiate formal consideration of this mixed-use
development application for the Gateway for a combined rezoning and special
exceptions process that would involve review by city boards and commissions
including mandatory recommendations from the Planning Commission. A
concurrent staff review of the latest updates to the Voluntary Concessions,
Community Benefit, Terms and Conditions dated November 2, 2010 and
pending revised fraffic and parking studies would occur between now and
second reading on the rezoning Ordinance (TO10-15) and the scheduled
public hearing on the special exceptions (TR10-34) on January 24, 201. The
developer is revising the traffic and parking studies in support of the
application reflecting the recently, revised development program for the
proposed Gateway project and plans, dated October 15, 2010.

BACKGROUND:

o Applicant —Akridge (Falls Church Gateway, LLC)} is the developer and is
based in Washington D.C. Contact: Mike Gill, Development Manager.

e Site — The site is approximately 2.6 acres in size and zoned T-2,
Transitional, which allows office, but not residential or retail, which are
proposed with this project. This site currently contains three office
buildings built in 1984 totaling approximately 64,313 square feet. Under
the proposal the site would be redeveloped at over four times the current
density.
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e Proposed Project — The Gateway project would include 71,002 square
feet of new Class A office space (Building A) with 12,270 square feet of
first floor commercial, a 200 multi-family unit residential building
(Building B) with an additional 5,083 square feet of commercial on the
first floor. The commercial totals 88,355 square feet with 193,764 square
feet of residential, a mixed-use ratio of 31 percent commercial and 69
percent residential.

¢ Rezoning — A rezoning from T-2, Transitional District, to B-1, Limited
Business District, is a pre-requisite for the two requested special
exceptions required to accommodate this development.

¢ Special Exception (Residential use within a mixed-use development
project) — The special exception for residential uses in a mixed-use
development project is required in order allow residential development to
occur on commercial B-1, Limited Business zoned property. The
proposed project has a total of 200 multi-family residential units proposed
along with the new Class A office building and ground floor commercial
on (to-be rezoned from T-2, Transitional) B-1, Limited Business District,
property.

e Special Exception (Height) — The proposed project includes a new
office/commercial building that would require a special exception for
height. The height special exception allows for building height to exceed
the maximum 55 feet or 4-story height permitted in the B-1 Limited
Business District by up to 30 feet. This special exception would be to
accommodate the five-story office building at its proposed height of 73
feet or an 18 foot bonus in height. This office building would include an
approximate 20-foot high first floor and four 13-foot floors above. The
other residential building (Building B) in the development would not
exceed the maximum 55-foot height limit of the B-1 District.

This application was first submitted in July 2007 and numerous worksessions
with the Council and Planning Commission have been held. The application
has been modified in response to many of the issues raised by the City
Council, Planning Commission, neighbors and staff. The latest revised
application, plans, and building architecture, are provided in the Falls Church
Gateway Special Exception Package, Part 1 of 2 and Part 2 of 2, dated
October 15, 2010 and included as (Attachments 1 and 2).. Additional support
material are included with the application package that include Falls Church
Gateway — Project Timeline (Attachment 3); Revised Parking Tabulations
(Attachment 4) and Falls Church Gateway — September 23, 2009 Meeting
Notes (Gresham Place Association) (Attachment 5).

Special Exception Package (Part 1 of 2) (Attachment 1)

e Zoning Map Amendment (Rezoning)

e Special Exception (Residential Use within a Mixed-Use Development
Project)

e Special Exception (Height Bonus)
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Special Exception Package (Part 2 of 2) (Attachment 2)
Development Summary

General Site Plan

¢ Architectural Plans/.Elevations

e Other drawings

Special Exception Package (Correspondence) (Attachments 3, 4 & 5)

e Falls Church Gateway — Project Timeline

¢ Revised Parking Tabulations

e Falls Church Gateway — September 23, 2009 Meeting Notes (Gresham P1.)

Recently a joint worksession of the City Council and Planning Commission
was held on October 4, 2010 and a subsequent presentation and update of the
project changes and latest Voluntary Concessions, Community Benefits, Terms
and Conditions followed by another joint worksession on October 25, 2010.
The Voluntary Concessions, Community Benefits, Terms and Conditions have
been under weekly review and discussion for the past several months by the
City Council’s Economic Development Committee (EDC) and has resulted in
numerous revisions and updates by the developer and staff that have resulted
in the Voluntary Concessions and Community Benefits, Terms and Conditions
dated November 2, 2010 that are currently offered by the developer
(Attachment 6).

The October, 15, 2010 application revisions and changes to the proposed
conceptual development project plans and the revised Voluntary Concessions,
Community Benefits, Terms and Conditions, dated November 2, 2010 reflect
the following changes and updates from the previous July 9, 2010 submission:

Specific Changes:

e Increased ADU Cash Contribution/Offered Units — increased cash
contribution from $829,859 to $1,300,000 or eight (8) ADU’s or
combination. The number of ADU’s have changed from a possible 13 to 8
units. The decision on units or cash or combination, is to be made by the
City prior to final site plan approval.

¢ Increase of Commercial Space — added 2,500 square feet of commercial
space to the first floor of Residential building (Building B) while reducing
10 parking spaces to accommodate the additional commercial space

e Street Level Retail Uses for N. Washington Street — The Developer
agreed to reserve a minimum portion of the street level commercial
frontage for “Retail” with a minimum of 4,000 square feet in the Office
building (Building A) and 2,000 square feet in Residential building
(Building B).

e Condo Multi-family Residential Ownership Structure — the 200
residential multi-family units will be recorded in the land records as
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deeded individual condominiums under an overall condominium regime,
while the units can either be sold or rented.

Commercial Completion Guarantee in Project Phasing — Office
Building must be built-out with the minimum of a core and shell
occupancy permit issued before any certificate of occupancy is issued for
the first residential unit.

Open Public Parking — allow below-grade garage parking open to the
public during off-hour times. Example: evenings and weekends when
office use is minimal.

Overall Project Changes:

Increase in First Floor Commercial/retail uses by 14 percent or 2,500
square feet (from 14,853 square feet to 17,353 square feet).

Increased Ratio of Commercial Space to 31 percent to 69 percent
commercial/residential (versus 30 to 70 percent previously).

Increased Cash Contributions by $565,341 in one-time community
benefits to the city, since the Voluntary Concessions, Community Benefits,
Terms and Conditions, dated April 10, 2010

Increase in Annual Net Revenues anticipated at $100,000+ for
condominium regime vs rental apartments and the 2,500 square feet of
additional first floor revenue generating commercial space.

An analysis of the proposed mixed-use redevelopment project and its
conformance with the Rezoning and Special Exception criteria follows:

Rezoning Process Overview

The City Code under Section 48-85, Power to Amend, sets forth the
procedures for amending, supplementing and changing the Zoning Ordinance
and Official Map or rezoning. One form of change is amending the zoning
district map. Specifically, two forms of amendments are provided for:

1.

A change in the official zoning district map (zoning district
designation/use change) that represents an unrestricted rezoning.
or

Conditional zoning - as part of the petition to amend the official zoning
district map, reasonable conditions governing the use of the property may
be proffered voluntarily by the property owner in order to mitigate impacts
or limit uses. Such conditions are in addition to the regulations provided
for a particular zoning district. Generally the conditions proffered must be
related to the rezoning itself and be in accord with the comprehensive plan.
Once proffered and accepted as part of an amendment to the official
zoning district map, such conditions shall continue in effect indefinitely,
unless a subsequent amendment changes the zoning of the property
covered by such conditions.
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The developer has applied for a rezoning action that would change the zoning
map to be processed as part of the requested special exceptions for the
Gateway project. The zoning district map amendment would be coupled with
special exception conditions, terms and voluntary concessions tied to the
approval. The developer has provided voluntary concessions, community
benefits, terms and conditions related to the development proposal, along with
a conceptual development plan and architectural elevations in support of its
application under a combined rezoning and special exception application and
process. This combined conditional zoning and special exception process
provides flexibility, additional evaluation criteria and a connection between
the voluntary concessions and the impact of the project.

These voluntary concessions and conceptual plans for the development of the
subject property offered by an applicant provide limits or qualifies how the
property in question will be used or developed. These voluntary concessions
are made under the terms of rezoning and in this case coupled with a special
exception, to lessen the possible negative effects of a straight unrestricted
rezoning. Upon approval, the conditions become part of the rezoning and run
with the land, remaining in effect even if the property is sold. To change the
use or voluntary concessions approved under the rezoning and special
exception the same legislative rezoning process must be repeated to make any
changes.

The rezoning process itself requires two readings, a mandatory Planning
Commission recommendation, public hearings at the Planning Commission
and City Council and final legislative action on the Ordinance. The ordinance
is advertised in a local newspaper of general circulation, property posted and
adjacent property owners are notified by mail as part of the legal public notice
requirements.

Special Exception Process Overview

The City Charter (Chapter 17 of the City Code) and pursuant to the State
Code, the City Council may provide for a special Exception process to permit
exceptions from the regulations and restrictions of zoning districts in the city.
The current city code provides for a special exception process within only the
three business zoning districts — B-1, Limited Business, B-2, Central Business
and B-3, General Business. The three business districts allow the following
types of special exceptions:

¢ Residential development within mixed use projects (B-1, B-2 & B-3)

¢ Height bonus (Up to 30° in B-1/B-3 districts; Up to 40° in the B-2 district)

e Single story development when minimum two-story development is
required (B-2)

The special exception gives the City Council the flexibility to approve a
project based on the individual characteristics of the proposed development,
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weighing its community benefits and impacts by evaluating a series of primary
and secondary criteria. The primary criteria are critical to consideration of a
special exception and must be met by all projects seeking approval. The
secondary criteria, while discretionary in nature, include a focused review of
the project’s scorecard with respect to meeting specific goals.

The City Council may accept voluntary concessions in the approval of a
special exception or rezoning to ensure that the proposed development is
compatible with the community, mitigates impacts, and provides appropriate
community benefits. These concessions continue with the property in the
event of sale or change in ownership. These conditions may address
transportation or traffic issues, urban design, streetscape, school capital costs
or transit contributions, landscaping open space dedication, parking demand
management, affordable housing, mix of uses, permit timing, emergency
equipment access, state and federal approval issues, and a wide variety of site
specific issues. There must be a connection between the concessions and the
impacts of the project itself. Conditions generally include adherence to the
voluntary concessions and development in accordance with a
conceptual/preliminary site plan.

The procedure for a special exception starts with the applicant submitting the
required documentation to the Planning Director. Sometimes a special
exception application accompanies a rezoning application. There may also be
more than one special exception application for a project, for example a
concurrent request for both a residential development within a mixed use
project and a height bonus, as is the case with the Falls Church Gateway
application.

Staff circulates and reviews the application(s) and works with the applicant to
revise the application, as appropriate, to bring forward for City Council and
Planning Commission review a complete application. Worksessions and staff
meetings will be scheduled so that the City Council and Planning Commission
may review the application and have a higher level of confidence that the
proposed project is viable and the potential issues with the project design
surface early in the process, before site plan review. Also included is a review
of voluntary concessions submitted by the applicant in support of the project.
Staff prepares an analysis of the special exception review criteria, including a
fiscal impact assessment and review of voluntary concessions for use by the
City Council, Planning Commission and various board and commission in
their deliberations on the proposed project.

A special exception requires a public hearing before both the Planning
Commission (for recommendation) and City Council (for approval). The City
often conducts a work session before the City Council {or joint worksession
with the Planning Commission) followed by a first reading of the companion
rezoning (Ordinance) and/or formal referral of the special exception
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application (Resolution) to interested citizen boards and commissions and
community organizations, as appropriate for their review and recommendation
to City Council. The special exception resolution review and approval does
not require first and second readings, unlike ordinances or rezonings. Because
a special exception often accompanies a rezoning action, the city generally
carries them forward together through the first and second reading process.
The City Council takes final action on the special exception request, in the
form of a resolution at a formal advertised public hearing. If the proposed
project is approved, then the applicant can proceed with the development
process to obtain site plan approval through the Planning Commission and to
subsequently obtain building permits.

The comprehensive plan compatibility followed by the special exception
primary and secondary criteria are the key evaluation criteria for the special
exception and an annotated staff review follows:

Comprehensive Plan/Design Guidelines

The proposed Gateway mixed-use project conforms to the City’s Adopted
Comprehensive Plan in key areas and the development and architectural
conceptual plans propose unique and attractive design elements. The
envisioned “Mixed-Use” future land use designation is characterized as “an
innovative and integrated approach to a mixture of residential, retail, and
office commercial uses.” The Comprehensive Plan Future Land Use Map
designation is “Mixed use” for the subject property and supports the proposed
development and conceptual plan.

For further information see the detailed Comprehensive Plan analysis by
planning staff that describes the proposed Gateway project’s compatibility
with the city’s adopted comprehensive plan and related community
development policies and objectives (Attachment 7).

Special Exception - Residential Use within a Mixed Use Development
Project

Primary Criteria:

1. The resulting development conforms with the city’s adopted
comprehensive plan and design guidelines. The adopted comprehensive
plan future land use map designation for this property is “mixed-use.” The
plan describes the “mixed-use” category as “an innovative and integrated
approach to a mixture of residential, retail, and office commercial uses.”
The proposed mixed-use project generally conforms to the city’s
comprehensive plan and design guidelines as detailed in the attached
memorandum (Attachment 7).
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2.

The resulting development provides for significant net new
commercial square footage and allows for a mix of commercial and
residential uses. The proposed mixed-use project provides for 27 percent
more net new commercial (existing office 64,313 square feet & proposed
office/commercial/retail 88,355 square feet) while the proposed new
residential development totals 193,764 square feet. The residential
component consists of 200 multi-family units (condominium). The
commercial includes 71,002 square feet of Class A office and 17,353
square feet of ground floor commercial. This mix of uses represents a 31%
commercial and 69% residential ratio

The resulting development produces substantial positive net new
commercial and residential revenue to the city. The City’s Fiscal
Impact Model shows that if the mixed-use project is developed with
condominiums as the residential use, it would provide estimated net
revenue of $810,180 a year (Attachment 8). The existing site and
buildings are estimated to generate $121,897 annually in net revenues to
the city. The proposed Gateway development is estimated to generate
positive net new revenues (net, net) of $688,283 annually being sold as
condominiums. While the multi-family residential units are to be
separately deeded condominiums recorded in the land records as a
condominium regime, they may also be rented either individually or as a
group and in that case the real estate assessment would vary some, though
not significantly as compared to a rental apartment complex.

Secondary Criteria:

1.

The resulting development is not disproportionate to surrounding
land uses and planned land uses in size, bulk, or scale. The subject
proposal is for one, five-story or 73 foot high office building fronting on
N. Washington Street and one, expansive five-story residential building —
both with first floor commercial/retail on the North Washington Street site
frontage.. The residential building is 5-stories high at N. Washington Street
on E. Jefferson Street that tapers from 5 to 4 stories and offsets (buildings
broken up with varying massing and setbacks) in some portions as it
approaches the abutting residential neighborhoods to the rear of the site.
This multi-family residential building (Building B) directly abuts the
Gresham Place townhouse neighborhood and a single family detached
home along West Jefferson Street. The residential building (Building B)
is designed to serve as a tramsitional building in terms of tapering the
height as part of its design features. Parking for the uses is provided in an
underground garage with six on-street parking spaces along the proposed
internal Mews Street on the site.

As the proposed development consists of two separate buildings, the
density is somewhat mitigated with the provision of open space, perimeter
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rear setbacks, massing, internal roadway and pedestrian pathways
throughout the site. The two separate 5-story structures have a break in the
block along N. Washington Street, while the buildings occupy a majority
of the street frontage between Gresham Place and E. Jefferson Street with
first floor commercial space for pedestrian and economic interest. The
tapering of some elements of the residential building height toward E.
Jefferson Street and the rear adjacent residential areas helps to transition
this large scale development. The developer is also maintaining the
required 20 foot setback and buffer along the rear of the site.

In addition, it is noted that the topography of the site will actually mitigate
the perception of the height and the developer has noted in the application
that the height will not block views of church steeples. There are several
other properties along N. Washington Street, adjacent to the subject
property, that have been redeveloped (5-story Westlee condos in
Arlington, Va.) or approved for redevelopment (5-story/55-foot Northgate
apartments across E. Jefferson Street ) with mixed uses and much higher
densities than traditionally found in the city. North Washington Street is
also a major corridor in the City and therefore, may be some of the more
appropriate property for high density development and height. It is
expected that significant community benefits, superior project design and
required code height transitions will be provided in support of the special
exception for the (maximum allowed special exception 30-foot bonus
height) height of the proposed office building (Building A), which
increases from 55 to 73 feet in maximum height.

. The resulting development does not overburden the existing

community facilities, including the school, transportation, and water
and sewer systems.

The developer is proposing a contribution to schools to offset capital costs
outlined in the current CIP at a rate comparable to other recent applications
$7,129 per for sale condominium. These contributions would total over
$1.4 million with the residential units are condos.

Traffic along N. Washington Street can be heavy and so any development
along that street will contribute to the usage and congestion. However, due
to the site’s proximity to mass transit and pedestrian routes, it is likely that
the proposed development will have less of an impact on roads than
traditionally anticipated. The traffic study is currently being updated to
reflect recent changes in the proposed development site and layout as the
amount of commercial space and the interior vehicle circulation and site
access have all changed. The previous traffic study indicated that the
proposed redevelopment of the Gateway was estimated to generate an
additional 260 net AM peak hour trips and 239 net additional PM hour
trips (Attachment 9).
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Akridge proposes to widen Gresham Place along the site boundary to
provide two westbound lanes approaching N. Washington Street,
designated as a shared left-through lane and a separate right turn lane. A
fully functioning traffic signal has been proposed by the developer at
Gresham Place and N, Washington Street. This traffic signal would serve
the new development and existing Gresham Place neighborhood. The
developer has proposed a $150,000 contribution towards the traffic signal
and other public improvements and this will enable the city to complete
the work.

The City’s Utilities Engineer indicates that water and sewer utilities are
adequate and available to accommodate the proposed development. There
are some stormwater pipe improvements that are needed in the vicinity of
the proposed project that will need consideration by the city. Also there are
a number of actions the applicant should consider in the design of the site
in order to mitigate stormwater runoff and quality and meet code
regulations at site plan. Currently the subject site is almost entirely
impervious and all stormwater runoff is untreated. The applicant plans to
provide on-site stormwater management, including filtration, where
previously there has been little vegetation.

. The resulting development provides community benefits, such as

affordable housing, as it is described in Section 38-43. The developer is
proposing a $1.3 million cash contribution in lieu of providing units or
eight (8) units or a combination of cash and units. If ADUs were provided
per the City’s policy, 22 units (which is 12.5% of the total number of
residential units) would be expected; however, ADUs provided at a rate
more commonly approved by the City in recent developments, 13 units
(which is approximately 6.5% of the total number of residential units)
would be expected.

In addition, the developer is proposing community benefits in the form of a
$150,000 cash contribution for public improvements - traffic signal, stream
bank improvements in the immediate vicinity of Gresham Place. The
developer also is providing over $1.4 million towards school capital costs,
in-kind construction of streetscape pedestrian improvements and LEED
“Green Building” designs and applications. These “community benefits”
should be evaluated in the context of “exemplary” project evaluation
criteria associated with the special exception height bonus. To date,
significant progress had been made in the negotiations regarding the level
of community benefits consummate with the proposed project and special
exception and rezoning impacts as is reflected in the latest Voluntary
Concessions, Community Benefits, Terms and Conditions, dated November
2, 2010.
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4. The resulting development contributes to a vibrant, pedestrian-

oriented environment, both on-site and in relation to adjoining
properties, with street level activity throughout the day and evening,
The provision of streetscape along the entire project frontage will provide
for a pedestrian friendly environment and connectivity to adjacent
commercial areas. The street level retail uses planned along N.
Washington Street in the first floor space of the Office building ( Building
A) and Residential building (Building B) will encourage street level
activity and pedestrian interest. Interior site connections, perimeter
streetscape and improved sidewalks along Gresham Place, East Jefferson
Street and North Washington Street will create a more pedestrian oriented
environment.

The development would be located on N. Washington Street within
walking distance of other mixed-use projects, Broad Street and the
proposed City Center, the East Falls Church Metro, Washington and Old
Dominion trail, and several nearby City parks. The developer is proposing
the implementation of streetscape improvements to encourage pedestrian
use and provide a link to adjacent uses along and near N. Washington
Street. The addition of streets right-of-way improvements along E.
Jefferson Street will require some limited undergrounding of off-site
overhead utilities.

. The resulting development offers creative use of landscaping, open

space and/or public parks, public plazas and walkways connecting to
adjoining properties. The proposed projects’ pedestrian oriented design
elements include intra-parcel pedestrian connections through the subject
properties while neighbors on adjacent properties have indicated their
preference to not have direct connections with the project. The frontage of
the site will have a full streetscape treatment pursuant to the city’s adopted
N. Washington Street Streetscape Plan and the pedestrian areas along
adjacent streets will receive new sidewalks and landscaping. Further
efforts to improve the Four Mile Run stream corridor are encourage and
the applicant’s cash contribution to the city should be directed to such
improvements. . The mature, existing tree buffer bordering the adjacent
Gresham Place townhomes should be saved to the extent possible and
labeled on all plans in a manner that the final site and grading plans
accomplishes this objective.

Within the proposed development a main street is proposed that will
include landscaping and some seating to encourage pedestrian and worker
use. The application proposes a public access easement would be
appropriate for passing through the site and public parking in the garage
during non-peak times.
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6. The resulting development provides a variety of commercial services

and products that are attractive to and meet the needs of all city
residents for entertainment, art, recreation, dining, retail, and an
array of consumable goods. At this time, commercial tenants for this
project are undetermined. The first floor of the two proposed buildings
(Buildings A & B) is planned for “retail” type uses along the frontage of
North Washington Street in order to create a vibrant and pedestrian
oriented corridor along with the adjacent new and planned mixed-use
development projects that also have commercial first floor uses. Public art
should be considered for the site, possibly in the large grass area at the
base of the office building signature glass tower feature, for example the
adjacent Westlee condo building included a new art sculpture at Four Mile
Run park.

. The resulting development encourages local or independent

businesses. The 71,002 square foot Class A office building (Building A)
will most likely require a tenant from outside the city, while the 17,353
square feet of ground floor commercial space in both Building A & B will
provide local and neighborhood retail and service business tenant
opportunities.

. The resulting development provides for a reduction of single-use

parking requirements through the use of shared parking. The applicant
is requesting lower parking requirements using both shared parking
parking and transit reductions based upon their parking evaluation study.
While the ability to share parking between the commercial uses is
proposed, the primary reductions are associated with the use of alternative
modes of transportation such as bus service, walking, proximity to
METRO (approximatel0-minute walk) and bicycle use. This access to
non-automotive means of transportation is a key element of this proposed
development project.

. The resulting development encourages multi-modal transportation

through design and other techniques, to reduce the reliance on single-
occupancy vehicles, and utilizes sheltered stops for mass transit
wherever feasible. There are existing bus stops (Metro) near the subject
property; however, there are no bus shelters, other than the one recently
agreed to as a development condition at the nearby Northgate project. A
bus shelter could be considered depending on the bus stop’s location to the
anticipated bus shelter at Northgate. More information on the secure
bicycle racks briefly mentioned in the application is desired as such
facilities should be incorporated into the design of the project and in
locations that are attractive to residents and other users of the site.
Additional amenities for those commuting to the office building via
bicycle could also be incorporated, such as locker and shower facilities.
Pedestrian and bicycle traffic is encouraged due to the development’s
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proximity to other mixed-use projects, Broad Street and the proposed City
Center, the East Falls Church Metro, Washington and Old Dominion trail,
and several nearby City parks.

10. The resulting development utilizes (Leadership in Energy and
Environmental Design) LEED criteria in the design of the project.
The proposed project is planned to be designed in an environmentally
sensitive manner by using green design principals and elements.
Suggested elements include green roof and solar reflective roof
technologies and the rehabilitation of an environmentally damaged
“brownfield site™ and other typical applications such as soil and erosion
control and stormwater management. Registration of the project with the
U.S. Green Building Council’s Leadership in Energy and Environmental
Design (LEED) is needed to document the project’s efforts. A LEED
silver level is planned by the developer for just the office building
(Building A), but staff recommends the target of “LEED Gold” level to the
developer and City Council.

Special Exception for Height Bonus

The speciai exception criteria for a height bonus is provided in Section 48-455
of the city code. The special exception criteria allows for up to a 30 foot
bonus in height for projects that are:

Exemplary in terms of conformance with the following primary criteria and
secondary criteria and the bonus shall significantly assist in conformance in
meeting secondary criteria and Community Benefits and Conditions Necessary
in the Public Interest as addressed under the following:

Primary Criteria [(Section 48-455 (1) a. reference to Section 48-90 (d)
(DI:

1. The resulting development conforms with the city’s adopted
comprehensive plan and design guidelines,

2. The resulting development provides for significant net new
commercial square footage and allows for a mix of commercial and
residential uses.

3. The resulting development produces substantial positive net new
commercial and residential revenue to the city.

The proposed project generally meets Primary Criteria #1 and #3 above as it
conforms to the city’s comprehensive plan and design standards and is
estimated to provide over 5 times the net revenue of the existing uses. The
City’s Fiscal Impact Model shows that if the mixed-use project is developed
with condominiums as the residential use, it would provide estimated net
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revenue of $810,180 a year. The existing site and buildings are estimated to
generate $121,897 annually in net revenues to the city. The proposed
Gateway development is estimated to generate positive net new revenues (net,
net) of $688,283 annually being sold as condominiums.

The Primary Criteria #2, above is met and exceeded with a significant 27
percent net increase in new commercial space square footage on site and when
held to the Exemplary criteria. The proposed mixed-use project provides for
27 percent more net new commercial (existing office 64,313 square feet &
proposed office/commercial/retail 88,355 square feet) while new residential
development of 193,764 square feet i1s proposed. The residential component
consists of 200 multi-family units (condo). The commercial includes 71,002
square feet of Class A office and 17,353 square feet of ground floor
commercial. This mix of uses represents a 31% commercial and 69%
residential ratio

Secondary Criteria [(Section 48-455 (1) a. reference to Section 48-90 (d)
@)l:

[Review these secondary criteria above starting at LINE 349, as the proposed
Gateway development compatibility with the secondary criteria has been
addressed in detail and indicates general conformance with the criteria).

In addition, the height bonus shall significantly assist in the conformance with
the Secondary Criteria and City Council may impose conditions as deemed
necessary in the public interest to ensure compliance with the provisions in
Section 48-85 Power to amend) that represents the Voluntary Conditions,
Community Benefits , Terms and Conditions associated with the Special
Exception and Rezoning.

Secondary Criteria [(Section 48-455 (1) a. reference to Section 48-90 (d)

@)l
[See reference above LINE 349]]

Community Benefits and Conditions Necessary in the Public Interest —
reference the Voluntary Concessions, Community Benefits, Terms and
Conditions [(Section 48-455 (1) a. reference to Section 48-90 (d) (3) then
reference to Section 48-85]:

The Voluntary Concessions, Community Benefits, Terms and Conditions,
dated November 2, 2010 provide significant public and community benefits
both on and off-site including the proposed Gateway project buildings,
improvements on site and along the perimeter public rights-of-way and off-
site. Overall, the quality of the building architecture, building orientation to
the street, planned high quality Class A Office space and building, reserved
retail area on the street frontage of the first floor commercial area, high first
floor ceilings to encourage preferred commercial uses, underground parking,
green roof and planned streetscape make this office building and ground floor
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commercial “exemplary” in terms of the conformance with the special
exception primary and secondary criteria as previously described and the
potential for preferred uses on the street frontage.

Additional requirements of Section 48-455 (1) a. - include that the height of all
structures that abut an “R” district must be tapered to be compatible with the
maximum__heights permitted in the abutting “R” district, taking into
consideration the height of existing buildings in that area. The upper stories of
structures should be stepped back to be compatible with the maximum by right
height permitted within the “B” district in which the structure will reside.

The adjacent Gresham Place townhomes are in a RC, cluster residence district
which allows a maximum of 3-stories or 35 feet in height. The adjacent single
family detached homes on E. Jefferson Street are in a R1A, low density
residential district with a maximum height of the lesser, 2 ! stories or 35 feet.
The existing T-2, transitional district allows heights up to three-stories or 45
feet. The controlling (after the rezoning) B-1, limited business district has a
height maximum of 4-stories or 55 feet in height.

In reviewing the conceptual plans for the proposed mixed-use development,
Building B (Residential) depict a maximum 55 foot high building with 5
stories tapering down to 4 stories (adjacent to Gresham Place) and even 3
stories in some areas near Jefferson Street that generally meets the criteria.
The proposed multi-family residential building is generally 5 and 4 stories
compared to the 3-story Gresham Place townhouses. At a maximum of 55 feet
in height this technically makes the proposed multi-family build conforming to
the permitted uses under future B-1, limited business zoning. This height
compatibility issue has been further addressed by the developer by moving
back the residential building from the site’s minimum 20 foot rear setback to a
greater setback distance. The city code requires a minimum, rear 20-foot
setback which in this case is exceeded to provide more space by a combination
of setbacks of 25, 30 and 100 feet for the proposed building B elements
nearest the adjacent residential uses — these varying setbacks further mitigate
the building height impact.

Community Benefits:

The developer has offered Voluntary Concession, Community Benefits, Terms
and Conditions as part of the special exception and rezoning requests and
supporting applications. These voluntary concessions are detailed in the latest
version dated November 2, 2010 and have undergone significant negotiation,
additions and revision to date. The final Voluntary Concessions and
Community Benefits, dated November 2, 2010 are summarized below
(Attachment 6):
e Affordable Housing — a cash contribution of $1.3 million (previously
$823,780) towards Affordable housing and city option at the time of site



691
692
693
694
695
696
697
698
699
700
701
702
703
704
705
706
707
708
709
710
711
712
713
714
715
716
717
718
719
720
721
722
723
724
725
726
727
728
729
730
731
732
733
734
735
736

plan approval for eight (8) ADU units instead or a combination of units
and cash per the agreement. City’s choice of which option prior to site
plan approval.

e Pedestrian Oriented Design Elements — construction of public streetscape
along N. Washington Street per the city’s adopted N. Washington Street
Streetscape Plan and sidewalk and landscape improvements along E.
Jefferson and Gresham Place with intemmal site and building design
elements and improvements. Undergrounding of overhead utilities on E.
Jefferson Street is included.

e Transportation [mprovements — a cash contribution of $150,000 is
provided toward installation of a full traffic signal at Gresham Place and
N. Washington Street and other off-site public improvements in the
vicinity. The developer as part of the project is widening the street and
adding a tuming lane on Gresham Place. Other developer improvements
may include a raised median on N. Washington Street, subject to VDOT
approval.

s Stream Improvements — a cash contribution of $150,000 towards
transportation improvements above would also be available to fund stream
and other water quality improvements to Four Mile Run stream the city
identifies. The Office building (Building A) is to include a green roof
feature and the site to use BMP’s to treat stormwater.

o Underground Parking — below-grade parking is to be provided to create
better pedestrian circulation and site amenities. The garage is to be
constructed to permit 800 MHz radio signal transmission capabilities.

e School Capital Cost Contribution — a voluntary contribution of over $1.4
million would be made to offset school capital cost outlined in the city’s
Capital Improvements Program (CIP).

¢ LEED - the proposed development will be designed to meet various LEED
criteria and the Office building (Building A) will be LEED Silver and
include a green roof and numerous other energy saving features.

e Phasing — The office building (Building A) is to be built before or
completed at the same time as the residential building (Building B).

e Residential Unit Ownership — the residential building (Building B) will be
multi-family condominiums and legally recorded in the land records as
such.

o Street-Level Retail Uses — the developer agrees to reserve a large portion
and 6,000 square feet of the street level commercial space along the N.
Washington Street building frontage for only retail, restaurant and one type
of service use (bank), as listed.

At this time the Voluntary Concessions, Community Benefits, Terms and
Conditions are substantially complete and advanced at this early stage of the
application and proposed development project. There may the need for some
further refinement as the proposed Gateway development project is publicly
reviewed and commented on during the rezoning and special exception
processes. The Voluntary Concessions, Community Benefits, Terms and
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Conditions may also need to be edited to add various “date certain” criteria
and related stipulations and terms, as needed. The document can then be
revised accordingly and put into final form prior to the final public hearing and
City Council action.

QOverall Staff Comments/Issues

Based upon staff’s preliminary review of the application, special exception
criteria, conceptual development plans and voluntary development conditions
the following areas and issues need further attention and possible revisions by
the developer, but first reading is recommended as these items can be
addressed during the public review rezoning and special exception process
and prior to second reading.

1. Parking — A revised parking study is needed to reflect the recent site plan
and use changes. Further review is needed of the planned parking and
requested reductions of parking spaces amounting to a 21 percent from city
code requirements.

2. Traffic — A revised traffic study is underway that will address the revised
July 9, 2010 and October 15, 2020 plans and use changes. Traffic impacts
and circulation, as well as, planned roadway improvements will need
further review and analysis as previous issues have been raised

3. Transportation/Circulation — There are still concemns over traffic and
truck circulation that need to be fully addressed. The concept of retail on-
street parking on Gresham Place will need to be discussed with area
residents and more fully explored. VDOT will need to be contacted by
staff to review the N. Washington Street raised median concept to prevent
left turn in and out of the site.

4. Setbacks/Landscaped Buffer Areas — the proposed 20-foot setbacks at
the rear of the property against the Gresham Place townhouses and E.
Jefferson single family detached homes are provided as required. This
area has many large, existing mature trees located in the area of the first 5
to 10 feet from the property boundary. These trees should be preserved,
not removed, in order to maintain the current mature tree buffer present
along the property boundary line. Additional landscaping and trees can be
planted in the balance of the setback area as it also co-exists as a 20-foot
wide buffer area.

5. General Site Plan — Further details and dimensions are needed for the
adjacent streets and public rights-of-way to provide for adequate review by
staff of planned streetscape, roadways, pedestrian areas and anticipated
dedications.

6. LEED - the environmental sensitivity of the proposed redevelopment
project is noted, however more specifics and some level of measurability is
needed, particularly with the project being located adjacent to Four Mile
Run stream and over 20 percent of the site in the Chesapeake Bay
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Resource Protection Area (RPA). Staff would prefer LEED Gold instead
of Silver, as offered for the office building (Building A).
7. Voluntary Concessions — Pending items requiring further consideration

Streetscape area along N. Washington Street should have designated

below grade vaults designed into the project area for future utility
companies to use.

Street Level Retail Uses for N. Washington Street Frontage - Further

clarification and “rewording” is needed to make the language easily
understood, as the concept and details are sound. Including limiting the
square footage of banks; minimum first floor 20 foot height clearance in
Building A; and restaurant venting to the roof.

Rental option AMI should be 60 % AMI at 20 years versus the

developer offered 80% AMI for 20 years. An example is Pearson
Square affordable housing rental units at 60% AMI for 20 years.

Green Roof Minimum Coverage on the Office Building (Building A)

— minimum coverage should be at least 50 percent of the roof, still under
review by the developer.

Specific Staff Review Comments

Site Plan Comments - Staff has completed a preliminary review of the
revised Gateway conceptual plans, dated July 2010 and the applicant’s
response letter, dated September 8, 2010 (Attachment 10). There are some
specific technical and general site plan comments which the applicant will still
need to address or clarify. The following is a summary of the most recent staff
comments:

Planning Division — Special Exception/Rezoning/Development (review)

1.

The 20 foot setback area along Gresham Place townhomes and E.
Jefferson single family homes to the rear of the site needs to be site
planned to save all the existing mature trees located outside the current
brick walls, as determined by the city arborist). These trees are within
the first 5 to 10 feet from the property lines and should be able to be
saved as the setback is 20 feet and the required landscape buffer area is
the same 20 foot area. A voluntary concession would be appropriate to
cover this as well.
The standard required parking under the city code is 654 spaces for the
proposed development project based upon the following ratios:

% Office >1 space per 300 square feet (gross building space)

» Retail > 1 space per 200 square feet

» Restaurant/Café 1 space per 100 square feet

[See parking chart for details (Attachment 11)]
This required parking is not being provided as various parking
reductions are requested
The parking tabulation is not accurate if office, retail/service, and
restaurant/café uses are all expected to be commercial tenants. These
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10.

11.

12.

uses are mentioned in various parts of the application, but not
accounted for completely in the parking tabulations. The net result is
that potentially there will be additional parking spaces being required
as restaurant uses require more parking per square feet. Reference
Special Exception Package booklet, 2 of 2.

The proposed Gateway project has planned 504 parking spaces which
is a 21 percent reduction in parking spaces from standard city code
requirements based upon their parking study. The study cites
reductions in parking use ratio rates, with shared parking between
commercial uses and overall reductions for alternative modes of
transportation - primarily the close proximity to METRO and a
predicted higher level of ridership by the future residents, office
workers and shoppers.

Tabulation referring to MUR Pkg. Reductions for use of Alt. Modes of
Transportation is requesting a reduction of 21% which staff believes
needs further review. The Parking study needs to be updated to reflect
the July 9, 2010 and October 15, 2010 conceptual plan changes.

The April 2010 traffic study needs to be revised and resubmitted to
reflect the recent July 9, 2010 changes with the new through street on
site and additional use changes and adequately address the previous
City staff and City’s traffic consultant comments.

Parking garage exhibits (Special Exception Package, Part 2 or 2, pages
12 & 13) - need dimensions and “typicals” for parking spaces and
aisles for staff review purposes.

City needs to set up a meeting with the Gresham Place residents to
discuss the concept of adding on-street parking on Gresham Place.
The developer should prepare a preliminary concept drawing depicting
this use for review and comment.

The city staff will need to contact VDOT to determine the feasibility of
a raised median on N. Washington Street to prevent turns left turns in
and out across the centerline. The developer should provide basic
conceptual drawings to graphically depict the concept.

The general site plan (Special Exception Package 2 of 2 , page 5) needs
further dimensions that clearly depict all streets, curbs, and right-of
ways to determine dedications needed and streetscape and pedestrian
improvements.

The first floor retail frontage for the residential building (Building B)
(see Special Exception Package, Part 2 of 2, page 15) has limited
window space due to the topography. Alternative architectural features
like display window cases or other treatments are needed instead of a
blank concrete wall for more that 50 percent of the frontage.

The Voluntary Concessions, Community Benefits, Terms and
Conditions, dated November 2, 2010, while developed in consultation
with staff and the City Council’s Economic Development Committee
(EDC) may require further review and comments that and can take
place during the public review process.
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Planning Division — Comprehensive Planning (review)

1.

The proposed mixed-use project is consistent with the city’s adopted
comprehensive plan and general land use goals. Primary issue that has
been addressed by the Developer is mitigating the impact on the
adjacent residential neighborhoods and adjacent Four Mile Run stream.
Specific design guidelines for the North Washington Street corridor are
identified in the latest adopted 2005 Comprehensive Plan. These
include lot consolidation, pedestrian-oriented development, creation of
urban parks, public plazas, gateway, protection adjacent residential
neighborhoods, underground parking, pedestrian linkages to Metro and
City Center, streetscape, architectural quality and compatibility and
environmental sensitivity.

Specific goals and strategies related to this site are identified and listed.
They include the percentage of commercial development, protection of
the adjacent residential neighborhoods, traffic and transportation
issues, and the protection of the adjacent Four Mile Run stream.

See attached memorandum from W. Block Sanford, dated September
22, 2010 (Attachment 7).

Planning Division — Transportation (review) (ghf)

1.

Applicant will need to provide further information on estimated
parking reduction for each alternative tramsportation mode to justify
consideration of a 21% overall parking reduction.

The City’s traffic signal proposed at the intersection of N. Washington
Street and Gresham Place may require further evaluation, while
adequate funding has been secured..

The Developer has agreed to use the City’s adopted streetscape design
for N. Washington Street.

The installation of a bus stop should be considered depending on the
bus stop locations. Currently, a bus stop shelter is planned with the
adjacent Northgate project.

The project should provide further details for the designate areas for
bicycle racks for visitors and internal bicycle storage for workers and
residents.

An updated traffic study is required due to the July 9, 2010 and
October 15, 2010 plan revisions that affected traffic circulation and
user sizes.

City Arborist

1.

Reviewed (2010) and have no comments:

In 2007 the City Arborist had these additional comments (updated by
Planning Staff per latest plans)...

2.

A 20-foot wide buffer area is required between the residentially zoned
adjacent properties to the rear of the site — this is also the 20 foot
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building setback. This 20-foot setback has been accommodated under
the latest proposed plans.

. A conceptual perimeter landscaped buffer area plan should be

developed at this time. The required 20-foot buffer adjacent to
residential district requires a minimum 10 foot landscape screening
element within the buffer.

. A portion of the required buffer is located in the Chesapeake Bay

resource protection area (RPA). This buffer is considered a riparian
buffer and improves the water quality with its vegetative area. No
hardscape elements or impervious surfaces should be included in this
buffer area in the RPA.

. There is a lot of opportunity to design this project with Low Impact

Development techniques (LID). The proximity to the open Four Mile
Run stream and Crossman Park and its ecologically sensitive RPA area
provides opportunities to improve the adjacent park and maintenance
associated with invasive plants.

. A new “conceptual” streetscape design and layout for the N.

Washington Street corridor has been developed. The developer is now
offering to build streetscape along the frontage of the project that
reflects this new design.

. The streetscape concept should also be continued along E. Jefferson

Street and Gresham Place to enhance your project and the immediate
public area.

. See memorandum from J. Spence, dated September 7, 2007

(Attachment 12).

Housing Division

2. The developer has provided an option that supports the Housing staff

continued preference for units, versus cash. Recent special exception
projects have yielded 6 to 6.5 percent ADUs or up to 13 units based on
the size of this proposed project.

Fire Marshal (Arlington County)
. Indicated a fire lane is required for the mews street, intemal to the

development. Will it support fire apparatus?

2. What is the construction type? Type 5 may require additional fire

apparatus access to rear building or NFPA 13 system.

Zoning Administrator
2. Architectural Advisory Board (AAB) review is required.

3. Required parking indicates a shortfall. Overall 642 spaces are required

and 504 are proposed that results in a shortfall of 138 spaces or a 21
percent reduction.

4. Residential parking spaces must be dedicated and not subject for

sharing with other commercial uses.
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10.

11

12.

13.

14.

While support columns are allowed to some extent to occupy parking
spaces in parking structures their intrusion into these parking spaces
has been problematic. The applicant is urged to engineer the parking
garage such that no columns are necessary within the parking spaces.
Confirm loading spaces have vertical clearance free of obstructions to
at least 15 feet at site plan.

Consider extending the underground parking structure toward the rear
of the site to create the potential for additional parking. This would
need to be balanced with tree preservation and not regrading the last 5
to 10 feet of the perimeter of the site.

A landscape buffer/screen of 10-feet in width is required within the 20
foot setback area.

Provide the methodology used for measuring the building heights.
Height must be measured from the lower of the finished or existing
grade.

Confirm that no transformers are located in a yard abutting a street?

. The B-1 (subject to rezoming) allows setbacks — Street frontage

setbacks are 14 feet as measures from face of curb and abutting a
residential district to the rear of the site requires a 20 foot setback.

The locations of the property lines and proposed curb are unclear at
several points when comparing page 7 and the RPA map of the
submission

In order to evaluate the parking tabulations and requirement, more
information is needed on the intended uses for the ground level
commercial space. For example, uses suggested in some of the
application text such a restaurants/café and some services uses require
more parking than retail or office type uses.

See memorandum from J. Boyle, dated October 18, 2010 for further
comments and details (Attachment 13).

Public Utilities Division

1.
2.

Adequate water and sanitary sewer is available for this project.
See memorandum from R. Collins, dated April 20, 2010 for further
details (Attachment 14).

Engineering

L.

The location of the commercial entrance from Gresham Place is
acceptable; however the internal mews street garage access is not
likely to meet stacking requirements and VDOT standards for access
off of N. Washington Street.

The turning radii for N. Washington Street entrance is problematic,
particularly for trucks and is not acceptable as presented in the
conceptual plans.

Streetscape areas cannot be encroached upon by building features
including steps, landings, and integrated planters etc.
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4., See memorandum from B. Hicks, dated October 7, 2010 for further
items and details (Aftachment 15).

Chesapeake Bay Interdisciplinary Review Team (CBIRT

1. The Chesapeake Bay Ordinance classifies the northern quarter of the
property (nearest the stream) as a Resource Protection Area (RPA) as
being within 100 feet of the bank of Four Mile Run stream.

2. While the existing site is mostly impervious surface, since it is greater
than 50 percent impervious, the Ordinance requires that the applicant
reduce the post-development pollutant load of the site by 10 percent,
which will require a water quality BMP(s).

3. The complete redevelopment of the site provides the opportunity to
incorporate Low Impact Development (LID) practices to retain a
significant portion of the stormwater.

4. There are a number of actions the applicant should consider in the
design of the site in order to mitigate stormwater runoff and quality.

5. See memorandum from CBIRT team, dated August 20, 2007 for
further details (Attachment 16).

A summary of the developers September 8, 2010 response to staff comments
dated May 20, 2010 (not the recent July 9, 2010 plan review staff comments
above) are attached for your information and background. This letter from the
developer documents through their responses the progression of the project in
2010 in terms of site plan and technical issues being addressed (Attachment
10).

The city recently received new revised application materials that included the
Rezoning & Special Exception Package (Part 1 of 2) and Special Exception
Package (Part 2 of 2), dated October 15, 2010 (Attachments 1 & 2). These
October 15, 2010 versions had few technical and layout changes from the July
9, 2010 reviewed version so the staff comments are current, however staff will
complete a review of the revised documents and comment during the public
review process for both Planning Commission and City Council consideration.

Public Comments:

The Gresham Place Association has met with the developer several times since
2006 in community meetings or hosted meetings with the developer like on
July 16, 2008 and since. The discussions between the developer and Gresham
Place residents have been comprehensive and numerous issues were raised.
Most of these issues have been addressed by the developer and their direct and
significant changes to the buildings uses and heights and locations, the entire
site layout and locations of features. An email dated October 5, 2009 from the
Gresham Place Association listed several pending issues regarding buffers,
loading dock and traffic (Attachment 17) A subsequent letter from the
Gresham Place Association, undated but referencing July 2010) indicates its
support for the Falls Church Gateway project based on its understanding of its
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issues having been adequately addressed under the July 9, 2010 Special
Exception Package and related plan revisions (Attachment 18).

The Jefferson Street neighborhood has also participated in community and
individual meetings and provided comments over the past several years. A
meeting is currently being planned by the developer with the neighborhood
and is scheduled on Tuesday, November 9, 2010 at the home of Mona
Johnson.

FISCAL IMPACT:

The City’s Fiscal Impact model estimates the proposed Gateway project,
developed as condominiums would generate $810,180 in net annnal revenue
after deducting service costs. See Development Program # 4 in the attached
table for this scenario and estimated net revenues (Attachment 8). The
existing site and three office buildings are estimated to generate $121,897 in
net annual revenues to the city. The net, net (future project minus existing
land uses) is estimated to be $688,283 annually.

TIMING:

On November 8, 2010, City Council formally referred to boards and
commissions for comment Ordinance (TO10-15) and Resolution (TR10-34)
with second reading and public hearing scheduled for January 24, 2011

Attachments

1. Falls Church Gateway Special Exception Package, Part 1 of 2, dated
QOctober 15, 2010

2. Falls Church Gateway, Special Exception Package, Part 2 of 2, dated

October 15, 2010.

Falls Church Gateway — Project Timeline, undated

Revised Parking Tabulations, dated July 9, 2010

Falls Church Gateway — September 23, 2009 Meeting Notes (Gresham

Place Association.)

6. Falls Church Gateway, Voluntary Concessions, Community Benefits,
Terms and Conditions, dated November 2, 2010

7. Memorandum from W. Block Sanford, dated September 22, 2010

8. Fiscal Impact — Gateway Scenarios , dated August 26, 2010

9. Falls Church Gateway Traffic Impact Analysis, dated April 9, 2010

10. Letter from M. Gill, dated September 8, 2010

11. Parking Chart, dated November 2, 2010

12. Memorandum from J. Spence, dated September 7, 2007

13. Memorandum from J. Boyle, dated October 18, 2010

14. Memorandum from R. Collins, dated April 20, 2010

15. Memorandum from B. Hicks, dated October 7, 2010

16. Memorandum from CBIRT, dated August 20, 2007
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17. Email from J. Tooren of then Gresham HOA, dated October 5, 2009
18. Letter from J. Tooren, President Gresham Place Assoc., July 2010
19. Certified Plat — Boundary and Topographic Survey for Rezoning
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(TO10-15)

AN ORDINANCE TO AMEND THE OFFICIAL ZONING DISTRICT MAP
OF THE CITY OF FALLS CHURCH, VIRGINIA, BY REZONING
APPROXIMATELY 2.6 ACRES OF LAND FROM T-2, TRANSITIONAL
DISTRICT TO B-1, LIMITED BUSINESS DISTRICT FOR THE PROPERTY
AT 500, 510 & 520 NORTH WASHINGTON STREET, REAL PROPERTY
CODE NUMBER 53-101-070, BY FALLS CHURCH GATEWAY, LLC.

THE CITY OF FALLS CHURCH HEREBY ORDAINS THAT the Official Zoning
District Map of the City of Falls Church, Virginia, be amended upon application of
Falls Church Gateway, LLC by rezoning of the following described property from T-2,
Transitional District, to B-1 Limited Business District, to be developed only in
accordance with the associated Special Exception under TR10-34, approved by the City
Council on January 24, 2011,

Description of the property to be rezoned from T-2 to B-1:

Description of Property of Falls Church Gateway, LLC recorded in Deed Book
3909 at Page 1454, (Arlington County Land Records), City of Falls Church,
Virginia:

Written Metes & Bounds Description of the Property

"Beginning at a point in the easterly right-of-way line of East Jefferson Street, bearing
N 32:27°00” W ~ 95.98 feet and N 57°33°00” E ~ 5.00 feet from the southwest comer
of parcel “B” Gateway Plaza. Thence with the right-of-way line of East Jefferson Street
N 3227°00” W ~ 243.91°, N 58°23’50” E ~ 6.06°, and N 18°17°20”W ~ 6.20° to a point
on the southerly right-of-way line of North Washington Street; thence running with
North Washington Street along the arc of a curve to the left whose radius is 1185.82
feet, and has a chord bearing N 52°06°56” E ~ 205.30 feet, a distance of 205.56 feet and
N 47°09°00” E ~ 149.51 feet to a point on the westerly right of way line of Gresham
Place, thence running with Gresham Place S 38°21°15” E ~321.36° to a point in the
northerly line of parcel “C”, section two, Gresham Place Subdivision, thence running
with the line of section two, Gresham Place in part and continuing with lot 1, Kohlmer
subdivision S 47°11°30” W ~ 259,64’ to a point; a corner common to parcel “B”,
Gateway Plaza. Thence running with the line of parcel “B” N 42°48°30” W ~ 71.24°
and S 57°33°00” W ~ 123.84" to the point of beginning and containing 112,765 square
feet or 2.5887 acres of land.

1st Reading:
2nd Reading:
(TO10-15)
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(TR10-34)

A RESOLUTION TO GRANT SPECIAL EXCEPTIONS FOR
RESIDENTIAL USE WITHIN A MIXED USE DEVELOPMENT AND
HEIGHT BONUS FOR A OFFICE/COMMERCIAL BUILDING ON
THE APPROXIMATELY 2.6 ACRE SITE AT 500, 510 & 520 NORTH
WASHINGTON STREET, REAL PROPERTY CODE NUMBER 53-101-
070, FOR A MIXED USE DEVELOPMENT KNOWN AS THE “FALLS
CHURCH GATEWAY” BY FALLS CHURCH GATEWAY, LLC

WHEREAS, on May 12, 2003, City Council adopted Ordinance 1734, which amended
Chapter 38 (now Chapter 48), “Zoning”, of the Code of the City of Falls
Church to amend the special exception process within the business districts
to allow for appropriate mixed-uses and additional height bonuses by special
exception; and

WHEREAS, an application for two special exceptions has been submitted by Falls
Church Gateway, LLC (the Developer) pursuant to Section 48-455 (in
conformance with the procedure set forth in Section 48-90 of the City Code;
and

WHEREAS, the application would allow the redevelopment of approximately 2.6 acres
on North Washington Street as a mixed use development as envisioned in
the Adopted 2005 Comprehensive Plan and Future Land Use Map “Mixed
Use” designation; and

WHEREAS, the proposed site of the “Falls Church Gateway” currently consists of three
office buildings built in 1984 totaling approximately 64,313 square feet and
served by surface parking; and

WHEREAS, the application is requesting special exceptions for residential uses within a
mixed use development to allow 200 multi-family residential units in a
commercial B-1 business district and a height bonus for a new office
building with first floor commercial to be 73 feet high instead of the
maximum 55 feet as allowed in the B-1, business district; and

WHEREAS, said application would allow the overall development of approximately 2.6
acres of land as new Class A office space (Building A) of 71,002 square feet
with a height of 73 feet, and approximately 12,270 square feet of first floor
commercial space with a minimum of 4,000 square feet along the N.
Washington Street frontage reserved for retail uses, a maximum of 200
multi-family unit residential building (Building B) with a minimum of
5,083 square feet of commercial on the first floor of which a minimum of
2,000 square feet along the N. Washington Street frontage is reserved for
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retail uses, as well as, parking for the development is primarily provided for
in an underground parking garage; and

WHEREAS, in order to achieve the development as proposed, the application requests

special exceptions for residential uses within a mixed use development and a
height bonus for a Office/Commercial Building as described and shown on
“Falls Church Gateway 500-520 N. Washington Street, City of Fall s
Church, Virginia, Special Exception Package, Part 1 of 2 (the Application)
revised and dated October 15, 2010, and Conceptual Development, Plan Part
2 of 2 (the Plan) revised and dated October 15, 2010; and

WHEREAS, the request for the special exceptions has also been referred to various

boards, commissions, and community business organizations for comment;
and

WHEREAS, the application for the special exception has been referred to the Planning

Commission which conducted public hearings and made a recommendation
to the City Council and this recommendation has been received and
considered; and

WHEREAS, City Council has duly advertised and conducted public hearings to receive

public comment on the requested special exceptions and a public hearing
was held on January 24, 2011; and

WHEREAS, City Council has considered the application, requirements of Section 48-90

of the City Code, the recommendation of the Planning Commission,
comments from boards and commissions, and public comments; and

WHEREAS, City Council considered the subject properties’ unique characteristics and

the community benefits derived as a result of the proposed development, and
determined that this particular project is acceptable for this subject parcel at
this time, with the understanding that a similar project might not be
appropriate on other parcels; and

WHEREAS, City Council considered state law regarding special exceptions, specifically,

that special exceptions may be granted by the local governing body subject
to conditions pursuant to Code of Virginia Sec. 15.2-2286(A)(3) that allows
their issuance "under suitable regulations and safeguards” and that each
special exception case shall rest on its own merits and the uniqueness of
each piece of land; and in particular, that the ratio of commercial and
residential uses approved herein are unique to this site; and

WHEREAS, City Council also considered the public interest in improving the subject

property as part of overall economic development efforts to stimulate
commercial redevelopment and enhance the commercial tax base to
support City services; and
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WHEREAS, the Developer has submitted the “Voluntary Concessions, Community

Benefits, Terms and Conditions” dated November 2, 2010 to the City in
order to further insure consistency with the City of Falls Church’s Adopted
Comprehensive Plan and policies, including the affordable housing, design
and streetscape policies, as well as, community objectives to mitigate
traffic, school capital costs, encourage mass transit usage; and
environmental stewardship; and

WHEREAS, City Council finds that the proposed project has met all the primary

criteria as listed in Section 48-90 (d), (1) a. of the Falls Church City Code
as follows: 1) that the resulting development conforms with the City’s
adopted Comprehensive Plan and Design Guidelines; 2) that the resulting
development provides for significant net new commercial square footage;
and 3) that the resulting development provides substantial positive net new
commercial revenue to the City; and

WHEREAS, City Council finds that the secondary criteria as listed in Section 48-90 (d),

(2) of the City Code has also been met substantially, specifically the
resulting development is not disproportionate to surrounding land uses and
planned land uses in size, bulk, or scale; does not overburden the existing
community facilities, including the school, transportation, and water and
sewer systems; provides community benefits, such as affordable housing;
contributes to a vibrant, pedestrian-oriented environment, both on-site and
in relation to adjoining properties, with street level activity throughout the
day and evening; offers creative use of landscaping, open space and/or
public parks, and walkways connecting to adjoining properties; provides a
variety of commercial services and products that are attractive to and meet
the needs of all city residents for entertainment, art, recreation, dining,
retail, and an array of consumable goods; encourages local or independent
businesses, provides for a reduction of single-use parking requirements
through the use of shared parking, encourages multi-modal transportation
through design and other techniques, to reduce the reliance on single-
occupancy vehicles, supports vicinity sheltered stops for mass transit
whenever feasible, and the development utilizes LEED criteria in the
design of the project.

NOW, THEREFORE, in consideration whereof, pursuant to Section 48-455 of the Falls

Church City Code, it is hereby RESOLVED by the Council of the City of
Falis Church, Virginia, that Special Exceptions for allowing residential
uses within a mixed use development and a height bonus for an
office/commercial building is hereby granted and approved, subject to the
following conditions:

1. The Developer’s Voluntary Concessions, Community Benefits, Terms
and Conditions dated November 2, 2010 is incorporated herein by
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Referral:
(TR10-34)

reference and marked as Exhibit No. 1; all the terms and conditions
thereof shall be a condition for the issuance and approval of the Special
Exceptions; and the City Manager is hereby authorized and directed to
execute the Developer’s Voluntary Concessions, Community Benefits,
Terms and Conditions on behalf of the City.

. The development of the site shall generally be in accordance with the

Application and Plans dated October 15, 2010, with quality
architectural finishes , as shown.

. The designation of affordable dwelling units, as set forth in the

Developer’s Voluntary Concessions, Community Benefits, Terms and
Conditions, dated October 15, 2010.

. Construction of this project shall commence within three (3) years

from date of adoption of this resolution.

. Violation of any of the conditions of this special exception shall be

grounds for revocation of the special exception by City Council.



